
A Study on the Development Potential of Brownfield in the New Territories 
Executive Summary 
 

● Brownfields as a Land Supply Option:​​ Since its establishment in Aug 2017, 
the Task Force on Land Supply (Task Force) has been evaluating various land 
supply options, including brownfields which spans over 1 000 hectares across the 
New Territories.  However, the Task Force has intentionally underestimated the 
development potential of brownfields, and instead prefered other land supply 
options such as reclamation and green belts, which will cost Hong Kong dear 
financially, environmentally and socially.  
 

● Underestimating development potential of brownfields: ​​The government and 
the Task Force have made the following eight mistakes throughout deliberation 
process: selective scoping of brownfield development sites, drawing early 
conclusions, overestimating the scatterness of brownfields, improperly employing 
large-scale planning model on brownfield development, creating false 
antagonism in the name of nature conservation, applying double standards, 
shelving the all-powerful Lands Resumption Ordinance and framing the 
brownfields as remote outposts with no road access .  
 

● Study on brownfield development potential​​: In order to assess the true 
development potential of brownfield clusters, the research team conducted a 
comprehensive land parcel analysis, and studied their geographical proximity and 
their sizes. 

 
Research Results: 
 

1. 1 172 hectares of brownfield clusters were identified. They are located mainly in 
Western New Territories (Hung Shui Kiu, Southern Yuen Long, ​Pat Heung and 
Lung Kwu Tan). Over 723 ​hectares of these were not included in any 
government’s development projects. 

2. These sizeable brownfield clusters (each >= 2 hectares) are not scattered and 
deserve further study on its development potential, such as developing low 
density rural-type on brownfields. 

3. The cumulative size of the top-20 brownfield clusters are found to be over 791 
hectares. However, near half (391 hectares) has not been included in any 
development projects or  having any development timetable. These brownfield 
clusters are overlooked by the government and the Task Force.  

4. Among the overlooked brownfields clusters, the top-3 brownfield clusters are in 
Wang Toi Shan (71 hectares), ​Ping Che (without development timetable, 70 
hectares) and Lung Kwu Tan (38 hectares). 

 
● Alternatives to large-scale development model - Rural-type Public Housing: 

While large land parcels are often required in the high-density development mode 
applicable to urban areas, it is not the same in rural areas where low- and 
mid-density development are more suitable. Unlike in urban areas, smaller land 



parcels in rural areas become developable since there is a smaller population 
and hence lower demand on infrastructure/community facilities. The government 
could better utilize the brownfield cluster with reference to the previous 
experience of rural-type public housing development.  

 
Mishandling of existing brownfields: ​​ As to the brownfield clusters currently 
considered by the government, they have not been handled with priority, e.g. the 
development of 242 hectares of brownfield within the New Territories North Development 
Study will not commence before 2030. For those brownfield clusters overlooked by the 
government, their development potential are seriously underestimated, for instance, the 
government claims that the brownfield clusters in Pat Heung are non-developable due to 
height restrictions, and discredits the remaining brownfields altogether as a tiny fraction 
of it are close to ecologically-sensitive wetlands. 
 
Conclusion: 
 

1. The government allegedly misleads the Task Force and the public on the 
development potential of brownfields, and unfortunately the Task Force fails to 
perform its function to prioritize different land supply options.  

2. Policy Suggestions 
a. Adopting the ​Brownfield-First ​principle. Use brownfield first, before 

considering land supply options which will cost Hong Kong dear socially, 
environmentally and financially. 

b. Identify the development potential as well as their condition of damage, 
comprehensively both inside and outside existing development projects. 

c. Employ a “tripartite strategy” on brownfields:  
i. Brownfield reversion: Remediate the brownfields, and restore 

them back to their original environment. 
ii. Industry relocation and upgrade: Large non-remediable brownfield 

clusters that are could be used to relocate existing brownfield 
operation in a more efficient manner 

iii. Housing Development: Small non-remediable brownfield clusters 
could be used to develop rural-type public housing 

  



Summary of Research Findings 
 

Total areas of brownfield Clusters 
(2017) 
 
(Area and % excluded by existing 
development projects/ not having 
development timetable) 

1 171.5 hectares, seven times the size of Tsuen Wan 
Town Centre 
 
 
(723 hectares, 62%)  
 
 

Distribution of brownfield clusters 
(2017) 
 
 

● Size >=2 to 5 hectares: 42 pieces，in total 133.5 
hectares 

● Size >=5 to 10 hectares: 26 pieces，in total 176.9 
hectares 

● Size >=10 to 20 hectares: 15 pieces，in total 210.9 
hectares 

● Size >=20 to 30 hectares: 4 pieces，in total 101.9 
hectares 

● Size >=30 hectares: 7 pieces，in total 548.3 hectares 
 

Total area of the Top-20 
brownfield clusters  
 
(Area and % excluded by existing 
development projects/ not having 
development timetable) 

790.8 hectares 
 
 
(391 hectares, 49.4%) 
 
 

Rough Estimation of Developable 
Rural-type Public Housing Units  
 
 

● 84 000 units 
 
 (According to the Hong Kong Planning Standards 
and Guidelines, development densities need to be 
much lower than those in the urban areas. Take for 
instance Rural Development Density Zone 1 and 2, in 
which medium- and low-rise residential blocks up to 
12 and 6 floors respectively are allowed, could 
provide 500 and 200 residential units respectively on 
each hectare of land. 
 
There are 723 hectares of brownfield clusters 
excluded by existing development projects/not having 
development timetable. Assume ⅓ could be used to 
develop into rural-type public housing, and within this 
portion, half of them are developed using Rural 
Development Density Zone 1 and the other half using 
Density Zone 2, it is roughly estimated that 84 000 
residential units could be provided.) 

 

 
 



《合棕連橫：新界棕土發展潛力研究》《合棕連橫：新界棕土發展潛力研究》 行政摘要行政摘要 
 

● 棕土作為土地供應選項棕土作為土地供應選項​​：政府去年八月成立土地供應專責小組（土供組），討論各

種土地選項的發展潛能，包括位於新界逾千公頃的棕土。然而，土供組卻故意貶低

棕土的發展潛力，引導市民認同其他社會、環境和財政成本極高的土地選項如填

海、開發綠化帶等等。 
 

● 棕土發展潛能被貶低棕土發展潛能被貶低​​：政府和土供組在審視棕土的發展潛力上犯下八大錯誤：​未有未有

審視所有棕土資源審視所有棕土資源​​、​未完成研究先有結論、新界棕土並非零散、錯誤採用大型規劃未完成研究先有結論、新界棕土並非零散、錯誤採用大型規劃

模式看待棕土發展、以保育濕地之名製造假對立模式看待棕土發展、以保育濕地之名製造假對立 、對棕土的發展潛力持雙重標、對棕土的發展潛力持雙重標

準、《收回土地條例》尚方寶劍備而不用、假設棕土位置偏遠及沒有道路到達。準、《收回土地條例》尚方寶劍備而不用、假設棕土位置偏遠及沒有道路到達。 
 

● 棕土發展潛能研究棕土發展潛能研究​​：研究團隊認為，政府和土供組犯下以上錯誤，導致棕土的發展

潛力被埋沒。為全面審視發展潛力，研究團隊透過地塊分析（land parcel 
analysis)，研究棕土地塊的地理相鄰性(geographical proximity)以及其面積大小。 
 

● 研究結果研究結果 
1. 研究團隊發現相連的棕土群達1 172公頃，主要分佈在新界西（洪水橋、元朗

南、八鄉和龍鼓灘一帶），然而，現時未被納入發展區內的棕土達723公頃。 
2. 這些大量的相鄰棕土群面積每個至少2公頃，並非零碎，其發展潛力應被研究，

例如發展低密度鄉村式公屋。 
3. 以面積計，首20大的相鄰棕土群總面積達790公頃，然而將近一半（391公頃）

並未放入發展計劃中或沒有發展時間表，這些棕土被政府及土供組完全忽略。 
4. 被政府和土供組忽略的相鄰棕土群中，最大面積的位於橫台山，達71公頃，其

次為坪輋（新界北發展計劃，未有發展時間表，70公頃）和龍鼓灘（38公
頃）。 
 

● 大規模發展模式以外的可行選項－大規模發展模式以外的可行選項－鄉鄉村式公屋：村式公屋：​​中低密度的發展無須依從市區的大

規模發展邏輯，承載人口少、基建設施要求亦低，所需地塊大小亦毋須如政府聲稱

般大，故此政府可參考過往興建鄉村式公屋的方式，重新使用部分棕土。 
 

● 現時處理棕土的手法並不理想現時處理棕土的手法並不理想​​：即使部分棕土已被納入發展計劃，政府亦無心盡快

處理，例如位於新界北發展計劃共242公頃的棕土，延至2030年後才發展。在發展

區以外的棕土，政府則故意貶低其發展潛力，例如聲稱位於八鄉的大片棕土受到高

度發展限制而未能發展，以及部分棕土鄰近濕地之名，貶低整體棕土的發展潛力。 
 

● 總結總結 
1. 政府意圖令土供組及市民誤以為棕土的發展潛力有限，而土供組卻沒有發揮​為

不同土地供應選項的優次提出建議​的角色。 
2. 政策建議 

■ 訂立「先棕後綠」的發展原則，先充分使用棕土，才考慮使用綠地或填海等

代價更高的土地選項。 
■ 全面審視發展區內外棕土的發展潛能和土地受破壞程度。 
■ 採用「三分棕土」模式善用棕土： 

○ 環境修復：修復棕土，將土地的原有生境還原； 



○ 發展房屋或重置作業：面積較大的棕土群若無法修復，用作發展房屋或重

置棕土作業； 
○ 鄉村式公屋：面積較小的棕土群若無法修復，可發展作鄉村式公屋。 

 
 
研究結果簡述研究結果簡述 
 

相鄰的棕土群總面積（2017年） 
 
（未被納入發展區或未有發展時間
表的部分） 

1 171.5公頃，相等於7個荃灣市中心的面積 
 
(723公頃，62%） 
 

相鄰的棕土群之面積分佈  
(2017年） 

● 每塊面積>=2至5公頃：42塊，共133.5公頃 
● 每塊面積>=5至10公頃：26塊，共176.9公頃 
● 每塊面積>=10至20公頃：15塊，共210.9公頃 
● 每塊面積>=20至30公頃：4塊，共101.9公頃 
● 每塊面積>=30公頃：7塊，共548.3公頃 

首20大棕土群之總面積 
 
（未被納入發展區或未有發展時間
表的部分） 

790.8公頃 
 
（391公頃，49.4%) 

粗略估計可興建鄉村式公屋的數目 ● 84 000戶  
 
（根據香港規劃標準與準則，鄉郊地區可興建中低密
度的鄉郊住宅，即鄉郊住宅發展密度第1區及第2區，
每公頃分別可建12層及6層、500和200個單位。 
 
未被納入發展區或未有發展時間表的相鄰棕土有723公
頃，假設三分一（241公頃）用作發展鄉村式公屋，而
當中一半按鄉郊住宅發展密度第1區的密度發展，另一
半按第2區密度發展，粗略估計可合共興建84 000個單
位） 

 
 
 
 


